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AGENDA 
PLANNING & ZONING COMMISSION 

TUESDAY, AUGUST 23, 2016   

 

The Planning and Zoning Commission will convene into a Work Session at 6:00 p.m. in the in the City 

Hall Conference Room at the Municipal Center, 4000 Main Street, Rowlett, at which time the following 

items will be considered: 
 

i. Call to Order. 
 

ii. Discuss items on the regular agenda. 
 

iii. Adjourn. 
 

The Planning and Zoning Commission will convene into a Regular Meeting at 6:30 p.m. in the City Hall 
Chambers at the Municipal Center, 4000 Main Street, Rowlett, at which time the following items will 
be considered:  
 

A. CALL TO ORDER 
 

1. Update Report from Staff. 
 

B. CONSENT AGENDA 
 

1. Consider action to approve the minutes of the Planning and Zoning Commission meeting on August 

9, 2016. 

 

2. Consider and take action on a Final Plat for the Harmony Hill Addition, located in the northwest 

quadrant of the City bounded to the northeast by President George Bush Turnpike and to the 

southwest by Merritt Road, further described as 19.585 +/- acres of land situated in the McKinney 

& Williams Survey, Abstract No. 1015, City of Rowlett, Dallas County, Texas. 

 

3. Consider and take action on a Preliminary Plat for Canterbury Cove, located at 3399 Chiesa Road, 

further described as 21.79 +/- acres in the James Hobbs Survey, Abstract No. 571, City of Rowlett, 

Dallas County, Texas. 

 

C. ITEMS FOR INDIVIDUAL CONSIDERATION 

 

1. Conduct a public hearing and make a recommendation on a request for a Special Use Permit to 

allow a restaurant with a drive-through at 3101 Lakeview Parkway further described as being Lot 

2, Block A, of the Briarwood Armstrong Addition, City of Rowlett, Dallas County, Texas. (SUP136-

2016) 

 

2. Conduct a public hearing and make a recommendation on a rezoning request from 

Commercial/Retail Highway (C-3) and Park Zoning Districts to the Urban Village Form Based Zoning 
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District (UV-FB). The subject properties are located at 4500 and 4800 Main Street, and 3801 

President George Bush Hwy, further described as being 57.61+/- acres in the William Crabtree 

Survey, Abstract #347, and Lot 1, Block A, Kirby Elevated Tank Addition, City of Rowlett, Dallas 

County, Texas. 

 

3. Conduct a public hearing and make a recommendation on amendments to Sections 77-512 and 77-

1100 of Rowlett Development Code as it pertains to Directional Kiosk Signage. 

 

4. Consider and make a recommendation to City Council regarding a tree mitigation plan and related 

tree removal permit application for more than three trees associated with Evergreen Senior Living. 

The subject property is located at 5611 Old Rowlett Road, further described Lot 1, Block 1, 

Evergreen at Rowlett Addition, City of Rowlett, Dallas County, Texas. 

  

D. ADJOURNMENT  
 

NOTE: THE PLANNING AND ZONING COMMISSION MAY RETIRE AND CONVENE INTO EXECUTIVE, CLOSED SESSION ON 
ANY MATTER RELATED TO ANY OF THE ABOVE AGENDA ITEMS FOR THE PURPOSES OF PRIVATE CONSULTATION 
WITH THE CITY ATTORNEY UNDER SECTION 551.071 OF THE TEXAS GOVERNMENT CODE.   

 

NOTE: THE CITY OF ROWLETT MEETING ROOMS ARE ACCESSIBLE IN ACCORDANCE WITH THE AMERICANS WITH 
DISABILITIES ACT AND PARKING SPACES ARE AVAILABLE. REQUESTS FOR ACCOMMODATIONS OR INTERPRETIVE 
SERVICES MUST BE MADE 48 HOURS PRIOR TO THIS MEETING. PLEASE CONTACT THE PLANNING AND COMMUNITY 
DEVELOPMENT DEPARTMENT FOR FURTHER INFORMATION.  

 

 
Garrett Langford, Principal Planner 
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WORK SESSION  

PRESENT: Chairman Michael Lucas, Vice Chairman Jonas Tune, Commissioners Chris 

Kilgore, James Moseley, Lisa Estevez, Alternates Stephen Ritchey, Kim Clark 

ABSENT: Commissioner Thomas Finney, Alternate Jason Berry 

STAFF PRESENT: Principal Planner Garrett Langford, Senior Planner Patricia Gottilly-

Roberts, Planner I Katy Goodrich, Development Services Coordinator Lola Isom 

 

i. Call to Order 
 

Chairman Michael Lucas called the Work Session to order at 6:16 p.m.  

 

ii. Discuss items on the regular agenda. 
 

Principal Planner Garrett Langford reminded the Commissioners that the deadline 
for all Boards and Commissions to reapply will be August 26, 2016.  He provided a 
City Council action update in regards to the approval of the Tree 
Survey/Preservation Plan for Manors on Miller.  He also stated that there would 
be a Planning and Zoning Commission meeting held on August 23, 2016. 

 

iii. Adjourn 
 

Chairman Lucas adjourned the Work Session at 6:19 p.m.  

 
REGULAR MEETING 

A. CALL TO ORDER 

 

Chairman Lucas called the Regular Meeting to order at 6:19 p.m.  

1. Update Report from Staff. 
 
The update was provided during the Work Session. 
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B. CONSENT AGENDA 
 

Chairman Michael Lucas requested that Item B.2. be pulled from the Consent Agenda. 
 

1. Consider action to approve the minutes of the Planning and Zoning Commission meeting on 

July 26, 2016. 

 

Vice Chairman Jonas Tune made a motion to approve Item B.1. Commissioner Lisa Estevez 
seconded the motion. The motion passed with a 7-0 vote.  
 

2. Conduct a public hearing and take action on a Final Replat for Amesbury Addition, located at 

7801 Lakeview Parkway further described as being a part of Lot 2, Block A, Amesbury Addition, 

City of Rowlett, Dallas County, Texas. 

 

Mr. Langford provided a brief summary of the replat request and stated that it was not 

associated with any development and was only to subdivide the property. 

 

Chairman Michael Lucas opened the public hearing. 

 

No speakers came forward. 

 

Chairman Michael Lucas opened the public hearing. 

 

Commissioner Chris Kilgore made a motion to approve the item. Commissioner James Moseley 
seconded the motion. The motion passed with a 7-0 vote.   

 

C. ADJOURNMENT 

 

Chairman Lucas adjourned the meeting at 6:21 p.m. 

  ______________________________                    ______________________________  

Chairman                                                                             Secretary   



AGENDA DATE:  8/23/2016 AGENDA ITEM:   B2 

 

AGENDA LOCATION:  

Consent Agenda 

 

TITLE 

Consider and take action on a Final Plat request for the Harmony Hill Addition, located in the 

northwest quadrant of the City bounded to the northeast by President George Bush Turnpike 

and to the southwest by Merritt Road, further described as 19.585 +/- acres of land situated in 

the McKinney & Williams Survey, Abstract No. 1015, City of Rowlett, Dallas County, Texas. 

 

STAFF REPRESENTATIVE 

Daniel Acevedo, Urban Designer  

 

 

SUMMARY 

The Final Plat is one of the last steps in the development process when the proposed 

subdivision is approved upon meeting all applicable development requirements. In the case of 

Harmony Hill, the project is being platted as 5 lots to accommodate phase one and provide for 

open space lots (Attachment 1 – Proposed Final Plat). The intended use of the property is a 

324-unit mixed residential development. 

 

BACKGROUND INFORMATION 

The subject property (Attachment 2- Location Map) was zoned Form Based Urban Village (FB-

UV) in November 2013 at the property owner’s request. It should be noted that once zoning is 

established the FB-UV District allows mixed residential buildings by right and an administrative 

approval process.  To that end, the Development Plans associated with Harmony Hills (which 

includes site plan, landscape/open space plan, tree mitigation plan, façade plan, building 

sections, a utilities/fire/ mechanical plan, and photometric plan) were administratively approved 

on July 21, 2014.  Currently, Harmony Hill is under construction and the final plat is one of the 

last steps in the process in receiving a certificate of occupancy.   

   

DISCUSSION 

Section 77-806 of the Rowlett Development Code (RDC) states that the Planning and Zoning 

Commission may only approve a final plat when the following criteria are met. 

 

(a) Conforms to Chapter 77-600, Subdivision and land development, and any 

regulations adopted pursuant to that chapter; 

(b) Promotes the public health, safety and welfare; 

 



(c) Provides for the proper arrangement of streets in relation to existing or 

proposed streets; 

(d) Provides for the efficient movement of vehicular and pedestrian traffic; 

(e) Ensures adequate and properly placed utilities; 

(f) Provides access for firefighting apparatus as determined by the fire marshal; 

(g) Provides light and air and avoids congestion; 

(h) Facilitates the orderly and efficient layout and use of the land; and 

(i) Furthers the goals and policies of the comprehensive plan and the city council.” 

 

In addition to the RDC standards, the FBC requires that plats in the FB Districts will ensure 

public access easements over sidewalk areas. The FBC also requires that developments 

provide privately maintained, but publically accessible open space.  To that end, the required 

open space areas and sidewalks have been shown in open space access easements. In 

addition companion language is included on the plat that clearly indicates that public access is 

permitted in these areas. The maintenance of the open space and amenity zone (including the 

sidewalks) will be further detailed in the required development agreement, which is currently 

under review.  

 

City Staff from the Planning and Engineering Divisions as well as the Fire Marshal’s Office have 

reviewed the plat for compliance.  It is their opinion that all of the above criteria have been met. 

 

FISCAL IMPACT/BUDGET IMPLICATIONS 

N/A 

 

RECOMMENDED ACTION 

Staff recommends approval of the Final Plat.   

 

ATTACHMENTS 

Attachment 1- Proposed Final Plat  

Attachment 2- Location Map 
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ATTACHMENT 1
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ATTACHMENT 1



 

ATTACHMENT 2



AGENDA DATE:  08/23/2016 AGENDA ITEM:   B3 

 

AGENDA LOCATION:  

Consent Agenda 

 

TITLE 

Consider and take action on a Preliminary Plat for Canterbury Cove, located at 3399 Chiesa 

Road, further described as 21.79 +/- acres in the James Hobbs Survey, Abstract No. 571, City 

of Rowlett, Dallas County, Texas. 

 

STAFF REPRESENTATIVE 

Daniel Acevedo, Urban Design Manager 

 

SUMMARY 

The Preliminary Plat (Attachment 1) is one of the first steps in the development process and 

provides an overview of the utility and street layout for the site in it’s entirely.  In the future, the 

final plat associated with this site will be required to be in conformance with the approved 

preliminary plat. In the case of Canterbury Cove, the project is being platted as 109 lots and 

provides for open space lots. The intended use of the property is a 109-unit single family 

residential development. 

  

BACKGROUND INFORMATION 

The subject property is located to the West of Chiesa Road and North of Miller Road 

(Attachment 2 – Location Map). On November 17, 2015, City Council approved an ordinance re-

zoning the subject property from SF-40 to Form Based New Neighborhood District (NN-FB). 

Following the rezoning of the subject property, the Regulating Plan was processed and 

approved by staff on May 10, 2016. Following zoning and the regulating plan, the Preliminary 

Plat is the next step in the development process. Subsequently, the applicant will be required to 

obtain approval of the Development Plan (landscape, tree survey and preservation plan), civil 

engineering plans, a Final Plat, and building plans prior to receiving a building permit. The Final 

Plat will be brought before the Commission for consideration and approval. 

  

DISCUSSION 

Section 77-806.C.2(d)(1) of the Rowlett Development Code (RDC) states, 

“Approval of a preliminary plat shall be deemed an expression of approval of the layouts 

submitted on the preliminary plat as a guide for the future installation of streets, water, 

sewer, and other required improvements and utilities and as a guide to the preparation 

of the final plat. Except as provided for in this section, approval of the preliminary plat 

shall constitute conditional approval of the final plat when all conditions of approval 

noted as provided in this section have been met.”  

 



 

It is important to note that Section 77-806.C.2(d)(2) of the RDC additionally states,  

“No construction work shall begin on the proposed improvements in the proposed 

subdivision prior to approval of the final plat by the planning and zoning commission and 

the construction plans by the director of public works and/or director of utilities.  The 

subdivider, at its sole and exclusive risk, may undertake certain ground excavations for 

grading and drainage purposes, install underground utilities, and install drainage, if the 

proper permits and approvals for such works are issued by the director of public works.” 

 

Section 77-806.C.6 of the RDC further states,  

“The Planning and Zoning Commission may approve a preliminary or final plat only if it 

finds that the plat:  

(a) Conforms to Chapter 77-600, Subdivision and land development, and any 

regulations adopted pursuant to that chapter; 

(b) Promotes the public health, safety and welfare; 

(c) Provides for the proper arrangement of streets in relation to existing or 

proposed streets; 

(d) Provides for the efficient movement of vehicular and pedestrian traffic; 

(e) Ensures adequate and properly placed utilities; 

(f) Provides access for firefighting apparatus as determined by the fire marshal; 

(g) Provides light and air and avoids congestion; 

(h) Facilitates the orderly and efficient layout and use of the land; and 

(i) Furthers the goals and policies of the comprehensive plan and the city council.” 

 

City Staff from the Planning and Engineering Divisions as well as the Fire Marshal’s Office have 

reviewed the Preliminary Plat for compliance with the Rowlett Development Code and Form 

Based Code.  Based on the fact that this request meets the requirements set forth in the Rowlett 

Development Code, staff recommends approval of this request. 

 

FISCAL IMPACT/BUDGET IMPLICATIONS 

N/A 

 

RECOMMENDED ACTION 

Staff recommends approval of the Preliminary Plat.  

 

ATTACHMENTS 

Attachment 1 – Preliminary Plat  

Attachment 2 – Location Map 
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ATTACHMENT 2



AGENDA DATE:  8/23/2016 AGENDA ITEM:   C1 

 

AGENDA LOCATION:  

Individual Consideration 

 

TITLE 

Conduct a public hearing and make a recommendation on a request for a Special Use Permit to 

allow a restaurant with a drive-through at 3101 Lakeview Parkway further described as being Lot 

2, Block A, of the Briarwood Armstrong Addition, City of Rowlett, Dallas County, Texas. (SUP136-

2015) 

 

STAFF REPRESENTATIVE 

Katy Goodrich, MPA, Planner I 

 

SUMMARY 

The applicants are requesting a Special Use Permit (SUP) to allow a fast-food restaurant (El Pollo 

Loco) with a drive-through (Attachment 1 – Statement of Intent). Per the Rowlett Development 

Code (RDC), a restaurant with a drive-through requires an SUP in the General Commercial/Retail 

(C-2) Zoning District. The main purpose of this meeting is to present the formal SUP application 

and the concept plan to the Planning and Zoning Commission and request their recommendation 

to the City Council.  

 

BACKGROUND INFORMATION 

The applicants are proposing to construct a 2,660 square-foot restaurant with a drive-through on 

a 0.859-acre lot (Attachment 2 – Concept Plan). The subject property is located approximately 

1200 feet west of Lakeview Parkway and Rowlett Road on one out of the five out parcels in the 

Sprouts development (Attachment 3 – Location Map). The overall development consists of the 

Sprouts grocery store and five out-parcels located along Lakeview Parkway (Attachment 4 – Final 

Plat). Construction is completed for the Sprouts grocery store and an adjoining retail building, 

which are located on Lot 1. The master developer has secured First Choice ER (medical use) for 

Lot 6, Chipotle (restaurant without a drive-through) on Lot 3, Panda Express (restaurant with a 

drive through) on Lot 5 and El Pollo Loco on Lot 2. First Choice ER and Chipotle are permitted by 

right in the C-2 Zoning District. First Choice ER has completed construction and Chipotle is 

currently under construction. Panda Express was granted a Special Use Permit to operate a 

restaurant with a drive-thru (ORD 001-16) and is currently under construction. 

 

The consideration of the SUP will involve the proposed land use and the proposed concept plan. 

If the SUP is approved, then the development will be required to conform to the concept plan and 

any adopted stipulations. The applicant is also requesting Alternative Landscape Plan (ALP). Due 

to the size of the property, The RDC only requires the ALP to be considered by the Planning and 

 



Zoning Commission and not City Council. However, the Planning and Zoning Commission cannot 

approve the ALP until the SUP has been approved by City Council.  

 

DISCUSSION 

The approval criteria for an SUP are outlined in Section 77-206 of the RDC. The Planning and 

Zoning Commission should consider the request based on these approval criteria as detailed 

below. Staff has added additional commentary in bold italics beneath each point of consideration 

where applicable. 

 

Section 77-206.D. Approval Criteria. Recommendations and decisions on Special Use Permits 

shall be based on consideration of the following criteria:    

 

1. The proposed Special Use Permit is consistent with the Comprehensive Plan and other 

infrastructure-related plans, all applicable provisions of this Code, and applicable state and 

federal regulations;  

 

The subject property is not located within one of the 13 opportunity areas in the Realize 

Rowlett 2020 Comprehensive Plan. The Realize Rowlett 2020 Comprehensive Plan 

states that for areas outside of the opportunity areas that the existing zoning as 

amended will continue to direct design and investment decisions. The Plan further 

states that its Guiding Principles should be considered in decisions about rezoning, 

subdivision and site design throughout the City. 

 

While this proposed SUP does not directly advance the Guiding Principles outlined in 

the Rowlett Comprehensive Plan, it is consistent with the proposed uses that have 

already been identified in the Sprouts development. It is Staff’s opinion that a drive-

through restaurant at this location is consistent with the existing surrounding uses and 

it meets the intent of the C-2 Zoning District.   

 

2. The proposed Special Use Permit is consistent with the purpose and intent of the zoning 

district in which it is located;  

 

The existing zoning is C-2, which allows for general commercial/retail uses. Per Section 

77-203.B.5 of the RDC,  

 

The C-2 district is intended to allow retail sales-type uses, with only a 

subordinate percentage of a development associated with other retail and 

office uses. Traffic generated by the uses will be primarily passenger 

vehicles and only those trucks and commercial vehicles required for 

stocking and delivery. The C-2 district is intended to be applied primarily to 

areas of high traffic volume and along areas accessing high-volume streets. 

 

Based on the intent of the C-2 zoning district, a drive-through restaurant is a compatible 

use in this district particularly at this location. The subject property fronts on a major 



high volume traffic corridor making it appropriate for the proposed drive-through 

restaurant.   

 

3. Whether the proposed Special Use Permit meets the challenge of some changing condition, 

trend, or fact;  

 

The applicants are requesting a Special Use Permit to construct a restaurant with a 

drive-through. 

 

4. Whether the proposed Special Use Permit will protect or enhance the health, safety, morals, 

or general welfare of the public;  

 

The proposal should not negatively affect the health, safety, morals or general welfare 

of the public. The proposed use will be located in a commercial center and will not be 

located next to any residential subdivisions.  

 

5. Whether the municipality and other service providers will be able to provide sufficient 

transportation and utility facilities and services to the subject property, while maintaining 

sufficient levels of service to existing development;  

 
Adequate utilities, access roads, and drainage facilities are being provided for the 

subject property. This SUP will not increase any demands on utilities beyond their 

capacity. As part of planning for the overall development, a Traffic Impact Analysis was 

completed which accounted for a drive-through restaurant. The traffic impact for 

overall development including the future uses on all the out parcels is being mitigated 

by the two deceleration lanes that have already been installed on Lakeview Parkway 

and a signalized intersection for the main driveway leading towards the Sprouts 

grocery store which is completed.  

 

6. Whether the proposed Special Use Permit is consistent with or will have significant adverse 

impacts on other property in the vicinity of the subject tract; and  

 

The proposed use should not have any adverse impacts on other properties within the 

vicinity. The proposed use will be located in a 15-acre commercial development that 

will contain personal service and retail establishments. The proposed use will be 

compatible with the other uses in the overall development that are allowed by right in 

the C-2 Zoning District. 

 

The proposed concept plan has been evaluated to ensure that the drive-through will 

not adversely affect the adjacent developments. The concept plan shows that the drive-

through lane provides stacking for seven vehicles from the service window and five 

vehicles from the ordering station. The drive-through lane also has an escape lane near 

the ordering station. In Staff’s opinion, the drive-through stacking meets the minimum 



stacking requirements in the RDC for a drive-through restaurant and should not 

negatively affect the future uses within the development. 

 

7. The suitability of the subject property for the existing zoning and the proposed use sought by 

the Special Use Permit;  

 

The proposed restaurant with a drive-through meets the intent of the C-2 Zoning 

District and will be compatible with the surrounding uses.  

 

It is Staff’s opinion that the request meets the criteria outlined in the RDC for an SUP. The 

proposed drive-through restaurant is not expected to have an adverse impact on adjacent 

properties and will be compatible with the surrounding commercial uses that are allowed by right 

in the C-2 Zoning District. Additionally, the proposed use’s location on Lakeview Parkway, a high 

traffic volume corridor, away from any residential districts is an appropriate location for a drive-

through restaurant and meets the intent of the C-2 Zoning District.  

 

Public Notice 

On August 8, 2016, a total of nine notices were mailed to property owners within 200 feet and a 

total of twenty six courtesy notices were mailed to property owners within 500 feet. As of August 

18, 2016, one notice was received in favor of the request while none were received in opposition. 

The responses are available in Attachment 5 – Returned Public Notice.   

 

Staff published the Legal Notice in the Dallas Morning News on August 12, 2016, and placed a 

zoning sign on the subject property on August 12, 2016, in accordance with the Rowlett 

Development Code. 

 

FISCAL IMPACT/BUDGET IMPLICATIONS 

N/A 

 

RECOMMENDED ACTION 

Staff recommends that the Planning and Zoning Commission make a favorable recommendation 

to City Council. 

 

ATTACHMENTS 

Attachment 1 – Statement of Intent  

Attachment 2 – Concept Plan  

Attachment 3 – Location Map 

Attachment 4 – Final Plat 

Attachment 5 – Returned Public Notices 

 



         
Bovay Engineers, Inc. 
9100 Southwest Freeway 
Suite 201 
Houston, Texas 77074 
Phone: 713.777.8400 
Fax: 713.541.5535 
 
 
 
 
 

1   
 

13 July 2016 
 

City of Rowlett 
c/o Katy Goodrich, Case Manager 
Planning and  Development Services 
4000 Main Street 
Rowlett TX 75088 
 

Re: Exhibit C Statement of Intent 
 For SUP Application for Proposed Restaurant with Drive Thru 
 3101 Lakeview Parkway, Rowlett, TX 
 

Dear City of Rowlett, 

We provide the following information, as Exhibit C Statement of Intent, for the proposed SUP at 3101 
Lakeview Parkway, Rowlett, TX.  This information follows the items as found on the Checklist and has 
reformatted the text accordingly. 

Description of Project Uses 

The proposed site location is near the NWC of Lakeview Parkway near Rowlett Road, officially known as 
3101 Lakeview Parkway in Rowlett, TX 75088.   

The proposed site is located in FEMA’s Flood Zone designation of “X” unshaded and “X” Shaded. 

The site is being proposed for Special Use Permit of a fast food restaurant with a drive-thru facility.  The 
potential development is for an El Pollo Loco restaurant.  The proposed restaurant will be approximately 
2,660 square feet and would provide counter and drive-thru service.  All utilities necessary for the 
construction of the El Pollo Loco restaurant are located within proximity to this site. 

In addition, this restaurant will operate 7 days a week from 10am to 10pm Sunday thru Saturday.  There 
will be no alcoholic beverages sold.  Since this restaurant will be open more than 8 hours a day, most 
deliveries for food and dry goods will mostly likely occur late night or early morning to avoid traffic conflicts 
during the day with customers trying to get into and out of the restaurant or other nearby businesses. 

The site will consist of associated paving and parking needed to service this site.  The minimum 
requirement of 27 parking spaces will be met, 2 which will be reserved for handicap parking.  Access to this 
site will be from two (2) points.  There is a shared access to the east of the building off Lakeview Parkway 

     SINCE 1946 
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and an additional access to the west of the site.  Please refer to Exhibit “D” for a comprehensive view of 
our proposed development. 

Existing and Proposed Zoning and Land Use 

The proposed site is currently in the C-2 (Commercial Business) Zoning District.  The C-2 zone designation 
does not allow for a restaurant with a drive-thru, by right.  However, a restaurant with a drive-thru could be 
allowed, contingent upon City approval, by means of Special Use Permit designation.  We are hereby 
requesting Special Use Permit designation for this proposed development to be able to construct a 
restaurant with a drive-thru within this C-2 Zoning District. 

Potential Residential Density 

N/A  

Criteria for Approval 

1. The proposed Special Use Permit is consistent with the comprehensive plan, other infrastructure 
related plans, all applicable provisions of the Code, and applicable state and federal regulations.   
 
The subject property is not located within any of the 13 opportunity areas of the Realize Rowlett 2020 
Comprehensive Plan.  However, the Realize Rowlett 2020 Comprehensive Plan states that for areas 
outside of the opportunity areas the existing zoning will continue to direct design and investment 
decisions.  Our proposed SUP request will meet the intent of the C-2 Zoning District but as a restaurant 
with a drive-thru, which will be compatible with other nearby developments and located along a major 
traffic corridor which is appropriate for a business with a drive-thru.   
 
This proposed SUP will also be consistent with all applicable infrastructure related plans and 
restrictions, all applicable provisions of the codes and any applicable State and federal regulations. 
 

2. The proposed Special Use Permit is consistent with the purpose and intent of the zoning district in 
which it is located; 
 
The existing C-2 district is intended for the conduct of retail sales-type uses, with a limited percentage 
of development associated with other retail and office type uses.  Traffic generated by the uses is 
primarily passenger vehicles and commercial vehicles required for stocking and delivery.  The C-2 
district is intended to be applied to areas of high traffic volume and along areas of high-volume streets. 
 
Based on the intent of the C-2 zoning district, a restaurant with a drive-thru would be a compatible use 
in this district, particularly at this location.  The subject property fronts a major high volume traffic 
corridor making it appropriate for a proposed drive-through restaurant. 
 

Attachment 1
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3. Whether the proposed special use permit meets the challenge of changing condition, trend, or fact; 
 
In a C-2 zone a restaurant with a drive-thru is not permitted by right.  We are requesting a SUP 
designation in order to construct a restaurant with a drive-thru. 
 

4. The proposed special use permit will protect the health, safety, morals, and/or general welfare of the 
public; 
 
The proposed SUP will not negatively affect the health, safety, morals and/or general welfare of the 
public.  The proposed use will be on a pad site located within a commercial center and not located next 
to any residential subdivision(s). 
 

5. Municipality and other service providers will be able to provide sufficient transportation and utility 
facilities and services to the subject property, while maintaining sufficient levels of service to existing 
development; 
 
The proposed site is within a master planned commercial development which provided necessary water 
utility stub-outs and has proper utility facilities within proximity for connection purposes to provide all the 
necessary utilities to the proposed facility.  There are existing access roads and drainage facilities.  The 
existing developments will not be affected or impacted in their services by the inclusion of this proposed 
development.  
 

6. The proposed special use permit is consistent with other properties in the vicinity and will not have 
significant adverse impacts on other properties in the vicinity of the subject tract; 
 
The SUP is consistent with other properties near this vicinity and will not have significant adverse 
impacts on other properties.  The proposed use is compatible with other uses that are allowed by right 
in the C-2 Zoning District. 
 

7. The proposed subject property is suitable for the existing and proposed use sought by the Special Use 
Permit. 
 
The proposed subject property is suitable for the proposed used sought by the Special Use Permit and 
meets the intent of the C-2 Zoning District and will be compatible with the surrounding uses. 

 

Sincerely, 

Rebecca Garza 
Rebecca Garza 
Site Development Technician III 
Bovay Engineers, Inc. 
713.777.8400 
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AGENDA DATE:  8/23/2016 AGENDA ITEM: C2  

 

AGENDA LOCATION:  

Individual Consideration  

 

TITLE 

Conduct a public hearing and make a recommendation on a rezoning request from 

Commercial/Retail Highway (C-3) and Park Zoning Districts to the Urban Village Form Based 

Zoning District (UV-FB). The subject properties are located at 4500 and 4800 Main Street, and 

3801 President George Bush Hwy, further described as being 57.61+/- acres in the William 

Crabtree Survey, Abstract #347, and Lot 1, Block A, Kirby Elevated Tank Addition, City of 

Rowlett, Dallas County, Texas.  

 

STAFF REPRESENTATIVE 

Daniel Acevedo, Urban Designer 

 

SUMMARY 

The City of Rowlett is the applicant for this zoning request. 

 

The applicant is requesting to rezone the subject properties (Attachment 1 – Location Map) to 

the Urban Village Form Based (UV-FB) District for the purposes of building a pedestrian 

oriented urban development and incorporating the southern portion of Herfurth Park and the 

adjacent Rowlett Water Tower property into the Downtown Framework Plan. No changes are 

proposed for the Downtown Framework Plan other than adding the subject properties.  

 

BACKGROUND INFORMATION  

One of the subject properties includes a 33-tract of land owned by Global Investment Group 

(applicants) located at the southwest corner of Main Street and President George Bush Tollway 

(PGBT). The other two properties included in the rezoning request are owned by City of Rowlett. 

This includes the 10.7 acre lot that has a City water tower located at 3801 PGBT and 13 acres 

+/- of the southern portion of Herfurth Park. The southern portion of Herfurth Park and the water 

tower site are being included in the rezoning request on behalf of the City in order to incorporate 

them into the Downtown Framework Plan. The northern portion of Herfurth Park is already 

included in the Downtown Framework District (Attachment 2 – Existing Downtown Framework 

Plan). Inclusion of Herfurth Park is not for the purposes of developing the park. The City will 

continue to maintain ownership of the park and is in fact proposing an upgrade to the park 

facilities in the near future. 

 

The subject properties are currently zoned Commercial/Retail Highway (C-3) and Park Zoning 

Districts and are regulated by the Rowlett Development Code (RDC). The subject properties are 

 

 



also located in the Regional Trade Sub-District, which is one of the 13 opportunity areas 

identified in the Realize Rowlett 2020 Comprehensive Plan (Attachment 3 – Regional Trade 

Sub-District). When the plan was initially adopted in 2011, it was understood that the City would 

take an active role in rezoning several of the priority opportunity areas. This was accomplished 

through the adoption of the Form Based Code (FBC) and subsequent rezoning of Downtown, 

Signature Gateway, Healthy Living, Woodside Living and the Northshore districts. It was 

determined that the remaining opportunity areas, including Regional Trade, would be addressed 

as development opportunities arose. 

 

The main objective outlined for the Regional Trade Sub-District is to allow for commercial and 

retail uses along President George Bush Turnpike. It is the applicants’ desire to meet these 

goals by pursuing an urban development that will adhere to the UV-FB standards. By rezoning 

to the UV-FB, the applicant will be required to address key considerations outlined in the 

Regional Trade section of the Comprehensive Plan as well as the requirements of the FBC itself 

(e.g. trails, pathways, connectivity, public open space, frontage on PGBT and Main Street, 

parking and lighting). The UV-FB is a mixed use, pedestrian friendly, urban district that places 

an emphasis on the spatial definition of the public realm. Furthermore, it helps to shape the 

neighborhood in a way that aims to seamlessly incorporate its context through transition and 

connectivity. 

 

The next step to furthering the vision for this area is to establish the appropriate base zoning 

district through the approval of a Framework Plan. This rezoning request will add the subject 

properties into the Downtown Framework Plan as shown in Attachment 4. No other changes are 

being proposed for the Downtown Framework Plan. The subject properties will follow the same 

requirements and utilize the same street cross sections that are already included in the 

Downtown Framework Plan. If approved, the applicants will then be required to submit and 

receive approval of a preliminary plat, detailed development plans, final plat, civil engineering 

plans, and building plans all prior to building on the site.  

 

DISCUSSION  

Section 77-805 of the RDC states that the Planning and Zoning Commission shall consider the 

following when making a recommendation on rezoning requests.  Staff’s commentary is in bold 

italics beneath each criterion.  

 

1. Whether the proposed rezoning corrects an error or meets the challenge of some 

changing condition, trend, or fact;  

 

The proposed rezoning meets the challenge of a changing condition and trend in 

that, in terms of pedestrian friendly urban development, the current (C-3) 

Commercial/Retail zoning district no longer meets the intent for the area as outlined 

in Realize Rowlett 2020 Comprehensive Plan. This can be attributed to adjacent 

development of the Downtown District (e.g., First United Methodist Church, Herfurth 

Park renovations, Village of Rowlett, and Main Street extension to PGBT) that create 

the need for a connected and compatible urban fabric. Furthermore, the existing 



Park designation corrects an error, in that this designation is no longer applicable 

as a zoning district throughout the city. Currently the northern half of Herfurth Park 

is Zoned UV-FB and the southern portion zoned Park District. The portion of the 

park being requested and the water tower site, is on behalf of the city in efforts to 

bring them into the Downtown district amending its boundaries. Staff believes that 

approving the proposed rezoning request will further the vision outlined in the 

Realize Rowlett 2020 Comprehensive Plan. 

 

2. Whether the proposed rezoning is consistent with the comprehensive plan and the 

purposes of this code stated in subchapter 77-103, Purpose of this Code; 

 

The subject properties are located in the Regional Trade Sub-District, where the 

intent is to allow for highway commercial/retail uses, class-b/flex office space, and 

large format retailers ranging in size from 25,000 to 200,000 square feet. While the 

existing C-3 zoning may facilitate highway commercial/retail uses, adopting the  

UV-FB District for the subject properties will allow a wider range of uses and ensure 

a more seamless transition with the Downtown District. The UV-FB district will place 

additional requirements for streetscape improvements, open space, and 

connectivity that would be lacking in a development under C-3 zoning. Developing 

under the UV-FB district will provide a seamless transition from the Downtown to 

PGBT, and provide necessary cross connections to alleviate traffic congestion on 

Skyline and Main Street. 

 

The UV-FB will ensure that future development will meet the portion of the Guiding 

Principles that apply to this site as outlined in the Realize Rowlett 2020 

Comprehensive Plan. The intent of the FBC is based on the Comprehensive Plan 

and the Guiding Principles. Listed below are the Guiding Principles specifically 

identified for the Regional Trade Sub-District that will be reinforced with the 

proposed rezoning.  

 

 Guiding Principle #2: Grow the City’s economy through diversification 

of job and business opportunities 

 Guiding Principle #5: Maximize the benefits of major public 

infrastructure investments (existing, planned) 

 Guiding Principle #7: Diversify mobility options within the City and 

connect activity areas 

 Guiding Principle #9: Balance growth through efficient development 

patterns. 

 Guiding Principle #11: Position Rowlett for an appropriate scale of 

investment and reinvestment supported by market trends. 

  

3. Whether the proposed rezoning will protect or enhance the health, safety, morals, or 

general welfare of the public; 

 



Staff does not anticipate the proposed rezoning to impact negatively the health, 

safety, morals, or general welfare of the public. If approved, the proposed 

development will be required to comply with all applicable development standards 

in the FBC as well those standards in the RDC including drainage, traffic, and utility 

requirements.  

 

4. Whether the municipality and other service providers will be able to provide sufficient 

transportation and utility facilities and services to the subject property, while maintaining 

sufficient levels of service to existing development; 

 

 Staff has reviewed the proposed rezoning from the standpoint of providing 

sufficient transportation access and utilities (e.g., water, sanitary sewer, stormwater 

drainage). Prior to the approval of the Regulating Plan, Staff will ensure adequate 

capacity for utilities is provided as required by City ordinances.   

 

5. Whether the proposed rezoning is likely to have significant adverse impacts on the natural 

environment, including air, water, noise, stormwater management, wildlife, and vegetation;  

 

 It is unlikely that the proposed rezoning will have significant adverse impacts on the 

natural environment. The proposed UV-FB, will ensure that the natural features are 

utilized as an asset not only for the proposed development, but for the larger 

community. The intent of the FBC is to enhance the site’s natural conditions by way 

of neighborhood design, which happens at the Regulating Plan phase of the FBC 

development review process. The applicant will be required to tie into the park and 

trail system as shown on the Framework Plan, which is publically accessible to the 

adjacent community and provides an attractive natural buffer to the Downtown.   

 

6. Whether the proposed rezoning will have significant adverse impacts on other property in 

the vicinity of the subject tract;  

 

Staff does not anticipate that the proposed rezoning will have significant adverse 

impacts on other properties in the vicinity. As indicated previously, the Herfurth 

Park portion is not for the purposes of developing anything within the park. The city 

will continue to maintain ownership of the park and is proposing an upgrade to the 

facilities within, in the near future. Furthermore, FBC requirements dictate that 

buildings will treat any existing open space as a frontage, ensuring service 

functions are not located within sight and placing eyes on the park (which enhances 

security, park activity, and fosters a sense of place). An UV-FB district will ensure 

that the design of any proposed development will be seamlessly integrated into the 

adjacent district. 

 

7. The suitability of the subject property for the existing zoning classification and proposed 

zoning classification;  

 



 It is Staff’s opinion that the proposed zoning is more suitable for the subject 

properties than the current zoning as it was envisioned by the Realize Rowlett 2020 

Comprehensive Plan. As previously mentioned, rezoning to a FBC district would 

allow a wider range of uses and would place additional requirements for 

streetscape improvements, open space, and connectivity that would be lacking in a 

conventional development. This will provide a seamless transition from the 

Downtown to PGBT, and provide necessary cross connections to alleviate traffic 

congestion on Skyline and Main Street.   

 

8. Whether there is determined to be an excessive proliferation of the use or similar uses;  

 

 The UV-FB standards allow for a broad range of building types and uses to be 

constructed within a development.  It is Staff’s view that the proposed rezoning will 

not result in an excessive proliferation of a particular type, rather it will diversify the 

product offered in this district. 

 

9. Whether the proposed rezoning will ensure that future uses on the subject tract will be 

compatible in scale with uses on other properties in the vicinity of the subject tract; and;  

 

 It is Staff’s view that the proposed rezoning will ensure that future uses on the tract 

will be compatible in scale with uses adjacent to this property.   

 

10. The supply of land in the economically relevant area that is in the use district to be applied 

by the rezoning or in similar use districts, in relation to the demand for that land. 

 

 It is staff’s opinion that there is adequate demand in the Downtown area to support 

the increased supply of land zoned under the UV-FB District. Additionally, the 

current C-3 zoning has failed to generate any demand for development.  

 

Framework Plan 

The Framework Plan incorporates the development regulations and the spatial exhibit showing 

high-level features including thoroughfare assemblies. Below are the key elements of the 

Framework Plan: 

 

Open Space: The UV-FB requires 10 percent of the developable area to be comprised of 

public Open Space. Up to half of that requirement can be met utilizing the adjacency to 

Herfurth Park. The remaining five percent of the open space will be provided internally 

within the development through centralized open space for active and passive 

recreation, as well as storm water management.   

 

Street Typologies: The Framework Plan includes street typologies that were previously 

adopted in the Downtown District. The applicant is proposing to utilize the already 

adopted street typologies from that Downtown Framework Plan for this development.  

 



In summary, the proposed UV-FB District consists of a 57-acre pedestrian-oriented, urban 

neighborhood to be governed under the City’s FBC is consistent with the vision set forth in the 

Realize Rowlett 2020 Comprehensive Plan. It is staff’s opinion that the proposed rezoning 

meets the above criteria for a rezoning and recommends approval of that request. Utilizing the 

FBC will ensure that the proposed development achieves many of the Guiding Principles and 

the vision outlined in the Comprehensive Plan by ensuring a neighborhood design that 

emphasizes the following: 

 

 Open Spaces 

 Variety of building types 

 Pedestrian facilities 

 Consistency with the Downtown Framework Plan 

 

It is important to note, at this time, the applicant has not requested any Major Warrants with this 

submittal and is in line with all FBC requirements for a Framework Plan. In order to generate 

this Framework Plan, staff has worked closely with the applicant, through the Charrette process 

to ensure that the connectivity and open space would be treated and preserved in a manner that 

is consistent and compatible with the Downtown District. 

It is also important to note, that the Framework Plan is by design basic in nature and used to 

apply zoning to a property. Specific development regulations are not outlined in detail with this 

request because they were previously vetted and approved by the City Council with the 

adoption of the FBC and UV-FB District in 2012. Based on the analysis above, Staff believes 

that the rezoning of this property is in harmony with the City’s overall vision set forth in the 

Comprehensive Plan for the Regional Trade Sub-District.   

Public Hearing Notices:  

Notice of this public hearing was mailed, posted, and published in accordance with State Law 

and the Rowlett Development Code. Thirty-nine 200ft notices and sixty-three courtesy 500ft 

notices were mailed on August 5, 2016, and as of Friday, August 19, 2016, Staff has received 

the following: 

 

 200 ft. notification area: one in favor and three in opposition.   

 500 ft. courtesy notification area: two in favor and one in opposition 

 

These responses are included as Attachment 6.    

 

FISCAL IMPACT 

N/A 

 

RECOMMENDED ACTION  

Staff recommends approval.  

 

ATTACHMENTS 



Attachment 1 – Location Map 

Attachment 2 – Regional Trade (E-3) District 

Attachment 3 – Downtown Framework Plan - Existing 

Attachment 4 – Downtown Framework Plan Amended 

Attachment 5 – Public Hearing Notices 



 

ATTACHMENT 1



Adopted 
06 November 2012 

 

Downtown  

Overview 
Unless otherwise noted below, all standards in the City of Rowlett Form Based Code will govern. The 

Regulating Plan is based on the Realize Rowlett 2020 Comprehensive Plan and will provide guidance and 

direction for the application of design standards and principles in approving final Development Plans 

and permits. 

Intent.  It is intended that Downtown becomes the cultural “heart” of the City. It will be the City’s 

highest density area and will focus on the DART station and several public parks, squares and plazas. The 

uses currently north of the DART rail line are primarily light industrial which provides a valuable 

incubation and transition area for long term higher density residential development associated with 

transit and the turnpike.  Downtown will be a regional destination that will help diversify housing 

product types, and support unique higher quality retail shops and restaurants in the City. 

Districts 
The Downtown is comprised of two Form Based Districts (“FB Districts”) – New Neighborhood and 

Urban Village – as set out in the attached Regulating Plan. These FB Districts are modified as set out 

below. 

New Neighborhood 

General Boundaries. The New Neighborhood FB District is bounded by Christine Street to the north, the 

drainage corridor to the east, the cemetery to the south and Rowlett Road to the west. (See Regulating 

Plan.)   

Building Types. All New Neighborhood Building Types in the Form Based Code are allowed in this area. 

For redevelopment to the Townhome Building Type, the site must be large enough to accommodate at 

least 4 units. This is a minimum of two 50-55 foot lots. 

Building Height. The maximum building height will be 2 1/2 stories.   

Transitions. It is intended that the Townhouse Building Type will occur along the south side of Christine 

Street (which is the boundary of the Urban Village FB District), in order to provide an appropriate 

transition to possibly lower density residential buildings to the south. 

Urban Village 
General Boundaries. The Urban Village FB District is bounded by Lakeview Parkway to the north; 

President George Bush Turnpike to the east; Main Street, Llano Street and Christine Street to the south; 

Herfurth Park to the south and east; and Rowlett Road to the west.  (See Regulating Plan.) 
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Building Types. All Urban Village Building Types in the Form Based Code are allowed in this District. 

Building Height. The maximum building height will be 7 stories.  The minimum building height will be 2 

stories. One-story buildings may be allowed under certain conditions, but will require approval of a 

Minor Warrant. 

Land Use. The following additional land uses will be allowed: 

1. Financial institutions, coffee shops and restaurants with drive-thrus adjacent and fronting on 

Lakeview Parkway.  Provided that –  

a. All drive thru access (driveways) shall be from the Browsing Lane/Slip Road along Lakeview 

Parkway. 

b. Drive thru lanes and/or canopies shall not have frontage along or be located along any 

internal, pedestrian oriented streets. 

c. Drive thru areas shall be screened by a 4 foot high street screen. 

d. At least 50% of the building façade along the Browsing Lane/Slip Road must be located 

within the Build-to-Zone unless set back to create a public plaza, pocket park or patio. 

Transitions. North of Llano Street, there is a 100-foot wide Transition Zone in the Urban Village FB 

District where buildings cannot exceed 2 ½ stories in height (the height of the adjacent residential 

district) and will be setback at least 50-feet from the property line. 

The transition between the Urban Village and New Neighborhood FB Districts will be accommodated 

along Christine Street, within the New Neighborhood FB District, through the development of 

Townhomes.  

Streets. The street system is intended to facilitate circulation for pedestrians, bicycles, vehicles and 

emergency services. As redevelopment occurs north of the DART rail line, existing large blocks will be 

reconfigured into smaller blocks more suited for non-industrial uses. The designation of alleys provides 

guidance for service as blocks redevelop over the long term. 

Flex Space. Flex Space is required along Main Street, portions of Martin Drive, and facing Open Space. 

Any allowed use in the Urban Village FB District is permitted in the Flex Space. 

Open Space. Downtown is planned to contain Open Space throughout to provide important foci for 

urban neighborhoods. All of these areas will be connected with shaded sidewalks and trails. 

Landmarks. Several locations at entries into Downtown and on sites in line with terminated street vistas 

provide opportunities for landmark features on buildings such as increased height, changes of building 

form and changes of roof lines (See the Regulating Plan and Form Based Code). These locations will help 

to provide interest and identity within Downtown to the benefit of all property owners. 

Browsing Lane. A Browsing Lane (interconnected 2-way drive with head-in angled parking on both sides) 

is identified for properties north of the DART rail line and adjacent to Rowlett Road, Lakeview Parkway 

and President George Bush Turnpike.  This extends the existing dominant pattern of parking adjacent to 
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the major roadways and facilitates circulation and access to businesses along such high traffic limited 

access roadways. The intent is that vehicles can easily enter these lanes from major roadways and drive 

slowly but continuously along those corridors to access businesses.   

Landscaping along the portion of the Browsing Lane immediately adjacent to President George Bush 

Turnpike will be evaluated on a case by case basis.  This is due to the fact that adequate landscape 

buffering will need to provided along the private property line to shade the trail as proposed on the 

City’s Trails Master Plan.  The trail is delineated along the right-of-way of President George Bush 

Turnpike. 

 

Attachments: 
1. Regulating Plan 

2. Street Cross Sections 
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AGENDA DATE: 08/23/2016       AGENDA ITEM: C3 

 

AGENDA LOCATION 

Individual Consideration  

 

TITLE 

Conduct a public hearing and make a recommendation on amendments to the Rowlett 

Development Code as it pertains to Directional Kiosk Signage in Sections 77-512 and 77-1100.  

 

STAFF REPRESENTATIVE 

Marc Kurbansade, Director of Development Services 
 
SUMMARY 

Approval to amend the Rowlett Development Code’s (RDC) to allow for directional kiosk sign 

types. The purpose of this amendment is to allow offsite directional signs for residential single-

family developments that are currently under construction (Attachment 1 – Example Kiosk Sign).  

 

BACKGROUND INFORMATION 

The signage regulations are located is Section 77-512 of the RDC. These regulations have been 

amended several times over the past four years, with the last major amendment occurring on May 

15, 2012. Below is a list of those amendments and a brief summary of each: 

 Ordinance No. 012-12 (approved May 15, 2012) – major amendment to signage code 

 Ordinance No. 013-13 (approved May 21, 2013) – signage component minor as part of a 

larger code amendment; changes centered on wall, awning and menu boards  

 Ordinance No. 022-14 (approved June 3, 2014) – clerical error  

 Ordinance No. 001-15 (approved January 6, 2015) – clarified the approval process for 

signage for non-residential uses in residential districts. 

 

Prior to the adoption of Ordinance 012-12, a work session was held before City Council on May 

1, 2012. A link to this presentation is below: 

 

http://rowletttx.swagit.com/play/03022014-1382 

(Item 3E) 

 

At this work session, there was discussion about residential kiosk signs. The decision was made 

at this time to not proceed with the inclusion of a residential kiosk sign program. 

 

DISCUSSION 

As stated in the Background section, residential kiosk signs were last discussed over four years 

ago. Since this work session, we have seen considerable growth and the demand from many 

 

http://rowletttx.swagit.com/play/03022014-1382


builders and developers for directional signs leading to their new developments. This proposed 

Code amendment is a result of what staff believes is a changed condition that was not present 

four years ago. 

 

Currently the only method builders/developers have to direct the traveling public to their 

developments are off-site directional signs. These signs are regulated in Table 5.12-1, Section 

77-512.E of the RDC. The regulations that currently exist are as follows: 

 

 Sign must be at least three feet back from the curb and not in City Right-of-Way. 

 Signs may not be placed earlier than noon on Friday and must come down no later than 

noon on Monday. If a holiday falls on Monday or Friday the sign may be extended an extra 

day. 

 Signs may not be illuminated. 

 Placers of signs shall have operating appropriate flashing lights and reflective tape on the 

vehicle and trailer when placing such signs. 

 

The above-mentioned regulations currently in Table 5.12-1 of the RDC would be replaced by a 

new section of the RDC specifically addressing residential kiosk signs.  

 

Per Section 77-804 of the RDC, text amendments should be considered based on the following 

criteria.   

1. Whether the proposed amendment corrects an error or meets the challenge of some 

changing condition, trend, or fact; 

2. Whether the proposed amendment is consistent with the comprehensive plan and the 

stated purposes of this Code; 

3. Whether the proposed amendment will protect the health, safety, morals, and general 

welfare of the public; 

4. Whether the proposed amendment will result in significant mitigation of adverse impacts 

on the natural environment, including air, water, noise, stormwater management, wildlife, 

and vegetation; and  

5. Whether the proposed amendment will advance the goals of the city council. 

 

The proposed amendment is consistent with the preceding criteria. As stated previously, the 

volume of development within the City of Rowlett is at an unprecedented level. This certainly 

constitutes a changed condition, which is what prompted consideration of the proposed 

amendment. This amendment will protect the health, safety, morals, and general welfare of the 

public inasmuch that the directional signage will be in consistent locations that are more easily 

identifiable, thus allowing for greater safety of the vehicle traveling public. There are not any 

adverse conditions nor inconsistency with the Comprehensive Plan associated with this request.  

 

In closing, staff believes the proposed amendment will be a benefit to both existing residents and 

potential future residents of the City. In fact, this type of signage is used in a number of other 

municipalities around the Metroplex.  

   



Public Notice 

As required by the RDC, notice of this public hearing was published in the Dallas Morning News 

on Thursday August 11, 2016. At the time this staff report was published, staff had not received 

any inquiries associated with the legal advertisement for the proposed Code amendment.  

 

FINANCIAL IMPACT/BUDGET IMPLICATIONS 

This Code amendment will not have direct financial implications per se. However, there will be 

financial implications associated with the companion license agreement to be considered by City 

Council. The terms are not finalized at this point, but the City of Rowlett would be expected to 

receive lease payments for the agreement to place directional signage in the city rights-of-way. 

 

RECOMMENDED ACTION 

Staff recommends that the Planning and Zoning Commission make a favorable recommendation 

to City Council regarding this request.   

 

ATTACHMENTS 

 

Attachment 1 – Example of Directional Kiosk Sign 

Attachment 2 – Rowlett Development Code Strikethrough and Underline 
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Sec. 77-512. - Signs. 

…

Figure 5.12-6

TABLE 5.12-1: SPECIFIC SIGN REGULATIONS

Number 
Allowed

Max. 
Area

Max. 
Height

Max. 
Width Other Restrictions

TEMPORARY SIGNS 

Off-Site 
Directional 

Signs
N/A 1 sq. 

ft. 3 ft. N/A

Sign must be at least three feet back from 
the curb and not in City Right-of-Way.

Signs may not be placed earlier than noon 
on Friday and must come down no later than 

noon on Monday. If a holiday falls on 
Monday or Friday the sign may be extended 

an extra day.
Signs may not be illuminated.

Placers of signs shall have operating 
appropriate flashing lights and reflective tape 
on the vehicle and trailer when placing such 

signs. 

…

G. Directional kiosk signs. 

(a) Administration. 

(i) Directional kiosk signs may be installed only pursuant to an approved 
and executed license agreement approved by the city. All such 
agreements shall govern the license to design, erect, and maintain 
directional kiosk signs, and provide for city review and/or approval of 
the location and design of proposed directional kiosk signs.  All license 
agreements shall be terminable at will without cause by, and without 
recourse to, the City.

(ii) All directional kiosk signs are subject to all permitting requirements 
set forth in this code. 

ATTACHMENT 2



Page 2

(b) Location. All directional kiosk signs shall comply with the following 
regulations unless the applicable executed license agreement provides 
otherwise: 

(i) Directional kiosk signs shall be located so as not to create a traffic 
hazard or to obstruct the visibility of motorists, pedestrians, or traffic 
control signs, signals or devices. The Director of Development Services 
shall exclusively determine whether a proposed sign location 
constitutes a traffic hazard or obstructs visibility. 

(ii) Directional kiosk signs shall be located so as not to interfere with the 
general use of and accessibility of sidewalks, walkways, bike and hiking 
trails by pedestrians, bicycles and persons with disabilities. 

(iii) Directional kiosk signs shall be located so as not to interfere with any 
public utilities or be located in a utility easement. 

(iv) Directional kiosk signs shall not be located within a sight distance 
triangle, as defined in this code and as determined by the Director. 

(v) Directional kiosk signs may not be placed adjacent to a lot with a 
residential use without the prior written consent of the lot owner(s) as 
identified on the city’s most recent tax rolls. Proof of prior written 
consent must be attached to permit applications for all directional kiosk 
signs so located. If a residential use is assigned to a lot adjacent to a 
preexisting directional kiosk sign, no written consent is required. 

(vi) Directional kiosk signs must be placed at least 100 feet away from the 
nearest directional kiosk sign. 

(vii) Directional kiosk signs may be located within a median with approved 
site safety conditions.

(viii) Directional kiosk signs must be located at least five feet from the edge 
of all curbs and pavement lines, including improved surfaces and 
shoulders. 

(c) Design. All directional kiosk signs shall comply with the following regulations 
unless the applicable executed license agreement provides otherwise: 

(i) Directional kiosk signs may not exceed 12 feet in height and four feet in 
width.

(ii)  Directional kiosk signs must include breakaway design features as set 
forth by the Texas Department of Transportation's Sign Mounting Details 
for Roadside Signs. Breakaway fittings must be installed below grade or 
otherwise concealed from public view.
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(iii) The font and color of all directional kiosk signs must be uniform 
throughout the entire sign. 

(iv) Directional kiosk signs may not be illuminated.

(v) Each directional kiosk sign must include at the top of the sign an 
identification panel displaying only the name and official city logo. 

(vi) No lights, signs, pennants, flags, streamers, balloons or other devices or 
appurtenances used to attract visual attention may be attached to 
directional kiosk signs. 

…

G. H. Sign review procedures

…

Sec. 77-1105 – Other terms defined.

…

Sign Types.

…

Directional kiosk is a sign located within the city right-of-way, providing directions to 
subdivisions, homebuilders, and city facilities, installed and maintained by the city or a 
contractor authorized by the city.
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AGENDA DATE:  08/23/2016 AGENDA ITEM:  C4 

 

AGENDA LOCATION:  

Individual Consideration  

 

TITLE 

Consider and make a recommendation to City Council regarding a tree mitigation plan and related 

tree removal permit application for more than three trees associated with Evergreen Senior Living. 

The subject property is located at 5611 Old Rowlett Road, further described Lot 1, Block 1, 

Evergreen at Rowlett Addition, City of Rowlett, Dallas County, Texas. 

 

STAFF REPRESENTATIVE 

Garrett Langford, AICP, Principal Planner 

 

SUMMARY 

This is a request to revise a tree mitigation plan for the Evergreen Senior Living development 

located at 5611 Old Rowlett Road (Attachment 1 – Location Map) that was previously approved 

by City Council on October 20, 2015 (Attachment 2 – Previously Approved Tree Mitigation Plan). 

The purpose of the revised plan is to remove an additional tree that was going to be saved. 

Removing the additional will increase the amount of mitigation required which the applicant is 

proposing to mitigate by planting additional replacement trees onsite. 

 

BACKGROUND INFORMATION 

The subject property was rezoned from Limited Office (O-1) to Planned Development 022-15 on 

June 2, 2015, (amended February 2, 2016) to allow for the senior apartment complex. Following 

the rezoning, the Planning and Zoning Commission approved the Preliminary Plat on September 

22, 2015, the Development Plan (site, landscape, tree survey and façade plans) on October 27, 

2015 and the Final Plat on February 16, 2016. The applicant obtained their administrative 

approvals for civil engineering plans and building plans on April 4, 2016, and began construction 

shortly thereafter.   

 

The previously approved mitigation plan allowed for the removal of six protected trees totaling in 

83 caliper inches while preserving two protected trees totaling in 27 caliper inches in tree 

mitigation credit. The remaining 56 caliper inches was to be mitigated by planting 14 four caliper 

inch replacement trees.  

 

The applicants have completed utility installation and are preparing to start paving the fire lane, 

parking lot and the building foundations. In preparation to start pouring concrete, it came apparent 

to the applicants that one of the trees that was going to be saved is located too closely to a 

proposed garage (Attachment 3 – Letter of Request). The tree (tree #6 on the mitigation plan) is 

a 13-inch Hackberry tree that was shown on the previously approved tree mitigation plan to be 

located in the center of a proposed tree island between two garages. However, as the applicant 

 



began staking out the location of the nearby garage, they realized that the tree is located much 

closer to the garage than what was anticipated. As a result, the applicant is now requesting to 

remove tree #6 which will increase the number of protected trees to be removed to seven totaling 

in 96 caliper inches (Attachment 4 – Revised Tree Survey and Preservation/Mitigation Plan). One 

14-inch Hackberry tree will be saved resulting in a total of 82 caliper inches requiring mitigation. 

The applicant is proposing to mitigate all 82 caliper inches by planting an additional 21 four-inch 

caliper trees on site beyond the base landscaping requirements.  

   

DISCUSSION 

Per section 77-508. H of the Rowlett Development Code, “Tree preservation”. The purpose of 

tree preservation is as follows: 

1.  Purpose. The purpose of this section is to encourage the preservation of long-established 

trees of sizes that, once removed, can be replaced only after many generations of tree 

growth; to preserve protected trees during construction; and to control the removal of 

protected trees. It is the intent of this section to achieve the following:  

(a)  Prohibit the indiscriminate clearing of trees from property; 

(b)  To the greatest extent possible, preserve and maintain protected trees so as to 

enhance the quality of development; 

(c) Protect and increase the value of residential and commercial properties within the 

city by maintaining the city's current tree inventory;  

(d) Maintain and enhance a positive image for the attraction of new business 

enterprises to the city; 

(e) Protect healthy quality trees and promote the natural ecological environmental and 

aesthetic qualities of the city; and 

(f) Help provide needed shaded areas in order to provide relief from the heat by 

reducing the ambient temperature. 

 

The City Council shall deny a tree removal permit and associated tree survey and preservation 

plan if it is determined that:  

1.  Removal of the tree is not reasonably required in order to conduct anticipated activities; 

2.  A reasonable accommodation can be made to preserve the tree; or 

3. The purpose and intent of this subchapter is not being met by the applicant. 

 

The proposed removal of an additional tree is needed in order to conduct anticipated activities on 

the site and no reasonable accommodation could be made. To deny the removal will require the 

developer to substantially re-configure their proposed development. As such, Staff is in support 

of the subject tree removal and mitigation plan.  

 

FISCAL IMPACT 

N/A 

 

RECOMMENDED ACTION 

Staff requests that the Planning and Zoning Commission make a favorable recommendation to 

the City Council regarding the applicant’s request to remove 96 caliper inches and mitigate the 

required 82 caliper inches on site by planting an additional 21 trees beyond the base landscaping 

requirements.  



 

ATTACHMENTS 

Attachment 1 – Location Map 

Attachment 2 – Previously approved Tree Mitigation Plan 

Attachment 3 – Letter of Request 

Attachment 4 – Revised Tree Mitigation Plan 
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(@ least 48 hours prior to digging)
Call before you dig.

 Know what's below. L-1.1

N.T.S.

EXISTING TREE  TO REMAIN

EXISTING TREE TO BE REMOVED

LEGEND:

MITIGATION PLANT LIST:

4'

NOTES:

1.

2. ROOT PRUNING METHOD: 2 MONTHS MIN. PRIOR TO EXCAVATION &
CONSTRUCTION ACTIVITIES, HAND CUT ROOTS BY DIGGING A 18"-24" DEEP
x 8" WIDE TRENCH ALONG THE OUTSIDE PERIMETER OF EXISTING TREE(S)
ADJACENT TO CONSTRUCTION AREAS.  MAXIMIZE PRUNING TRENCH
DISTANCE FROM TRUNK TO THE FULLEST EXTENT POSSIBLE, W/ THE ROOT
PRUNING LINE PLACED @ THE EDGE OF CONSTRUCTION LIMITS.

PERFORM ROOT PRUNING ON ALL EXISTING TREES TO REMAIN WHERE
CONSTRUCTION ACTIVITY FALLS WITHIN DRIP LINE OF EXISTING TREES.

5

6

8

7

4

3

2

1

ROOT PRUNING TRENCH 12"
OUTSIDE FENCE - SEE NOTES.

EXISTING GRADE TO REMAIN.8

7

4' MIN. HEIGHT ORANGE PLASTIC FENCING
INSTALLED PER MANF.
RECOMMENDATIONS (TYP).  SUPPLEMENT
W/ SILT FENCE FABRIC @ PRUNING
TRENCH AS REQ'D.

CONTINUOUS NYLON TIE STRING
TIED TO STAKE TOPS W/ 2' TUNDRA
WEIGHT ORANGE STREAMERS @ 3'
O.C.

EXISTING TREE(S) TO REMAIN.

DRIPLINE OF EXISTING TREE (TYP)

8' METAL T-STAKES: 8' O.C. MIN.,
DRIVEN 2' INTO GROUND AT (OR
OUTSIDE) TREE DRIPLINE

5

3

4

2

1

TREE PROTECTION DETAIL 
NOT TO SCALED

EXISTING GRADE TO BE DISTURBED.6

VICINITY MAP

SITE

 Approved by Rowlett City Council 
              October 20, 2015
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glangford
Callout
Revised - Tree #6 to be removed due to conflict with the garage building. 
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